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Introduction

The current Master Plan of the Township of Mansfield was adopted by the Township Planning
Board in January 1999. The Municipal Land Use Law tequires that “the governing body shall, at
least every six years, provide for a general reéxamination of its Master Plan and Development
Regulations by the Planning Board.” Master Plan review and/or reexaminations however, can be
more frequent than once every six years. It can be as frequent as an individual municipality feels

it to be warranted.

It is important that a Master Plan be kept up to date and flexible so that it can respond fo
changing conditions and reflect the best current thinking on land use issues. The Master Plan
should be a document that is easily amended so that it can respond to both concerns and
opportunities. A review once every six years is probably adequate in a community that is
alrcady developed with little or no growth. In a dynamic community such as Mansfield

Township, more frequent review is called for.

Several of the recommendations for zoning changes contained in the Land Use Plan Element of
the January 1999 Master Plan have yet to be imﬁlemented by the goveming body. There has
been a reluctance to implement these changes. In response, the Planning Board has undertaken a
reexamination of the Master Plan to either validate or modify the recommendations contained

therein.

This reexamination of the Township of Mansfield Master Plan conforms with the requirements
of the Municipal Land Use Law and addresses the requirements of NJSA 40:55D-89 by

discussing the following issues,

a. The major problems and objectives relating to land development in the
municipality at the time of the Master Plan adoption, or last revision or

reexamination, if any,




The extent to which such problems and objectives have been reduced or have

increased subsequent to such date.

The extent to which there have been significant changes in the assumptions,
policies, and objectives forming the basis for such plan or regulations as last
revised, with particular regard to the density and distribution of population and
land uses, housing conditions, circulation, conservation of natural resources;
energy conservation, collection, disposition and recycling of designated
recyclable materials, and changes in State, County and municipal policies and

objectives.

The specific changes recommended for the master plan or development
regulations if any, including underlying objectives, policies, and standards, or

whether a new plan or regulations should be prepared,

The recommendations of the Planning Board concerning the incorporation of
redevelopment plans adopted pursuant to the “Local Redevelopment and Housing
Law”, P.L. 1992, C.79 (C.4-OA:12A-1 seq.) into the land use plan element of the
municipal master plan, and recommended changes, if any, in the local
development regulations necessary to effectuate the redevelopment plans of the

municipality.

Major Problems and Objectives Relating to Land Development in the Township of
Mansfield in 1999, the Year the Current Master Plan Was Adopted.

A resolution adopting the Master Plan of the Township of Mansfield was memorialized
on January 18, 1999, The actuﬁl adoption of the Master Plan took place at the last of six
public hearings held on the Master Plan on December 16, 1998. Although there was no -
specific discussion of major problems in the 1999 Master Plan, a number of goals and |

objectives were established for the Master Plan based on input from the community. The

-
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main goal of the Master Plan was to protect the quality of life in Mansfield and to

preserve this unique and historic community for generations to come.

To achieve this main goal, the following specific goals were established for Mansfield

Township:

Agricultural Preservation

Preserve active farmlands and encourage their continued viability, wlnch

_ recogmzes that farming is an integral component of the economy of the Township

and the region.

Environmental Protection
Protect environmentally. sensitive areas, preserve the natural environment, and

ensure a compatible balance between economic and environmental interests.

Residential Developl_nent
Preserve- the existing housing stock and provide the opportunity for the
development of a wider variety of housing types to meet the needs of different

income and age levels, family compositions and life styles.

Economic Development

Encourage development of industrial, commercial, office, research and service

- uses, selected and regulated so as to preclude land use incompatibilities and in an

amount that would increase the tax base which supports the local government and
the public school system without disturbing the fragile residential-agricultural
balance in the remainder of the Township or negatively impacting traffic

circulation,
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Circulation
To encourage the design of transportation routes and traffic controls to promote
the free and coordinated flow of traffic and discourage facilities and routes which

would result in congestion or blight.

" Community Facilities and Recreation

Ensuré the provision of adequate community, recreation and educational facilities

to adequately accommodate existing and future needs of the Township.

Utilities

. Ensure that more intensive development occurs in areas where public sewer and

water supply exists or may be easily extended in a limited fashion.

Historic Preservation
Preserve and protect sites and villages of significant historic interest for present

and future generations to appreciate and enjoy.

Recycling

Ensure the recycling of materials within the Township in compliance with the

New Jersey Mandatory Source Separation and Recycling Act of 1987,

For each of the above goals there were one or more objectives which supported the

cconcept of each goal and which will not be repeated here.

The Extent To Which Such Problems and Objectives Have Been Reduced or Have

Increased Since 1999,

The goals and objectives identified in the 1999 Master Plan and any problems that existed

have neither been reduced nor increased to any significant degree since the adoption of

the Master Plan.




The Extent To Which There Have Been Significant Changes In The Assumptions,
Policies, and Objectives Forming the Basis For The 1999 Master Plan.

Since the Mansfield Township Master Plan was adopted in 1999 there have been no
significant changes in the municipal policies and objectives forming the basis for the
Master Plan. Changes in density and distribution of population and land uses and
housing conditions have not been significant and the objectives of the 1999 Master Plan
remain valid. Changes in State and County Policies and -objectives sirice 1999 likewise
have not been significant with the exception of New J ersey Department of Environmental
Protection (NJDEP) Watershed Management Rules. These Rules as proposed would
prohibit new or expanded sewer service outside of centers in Planning Areas 3, 4 or § as
identified in the State Development and Redevelopment Plan, The majority of Mansfield
Township is in Planning Areas 4 or §. Currently there are no designated centers in the
Township of Mansfield and there are no plans to petition the State Planning Commission
for center designation at this time. This change in state policy has implications for
cstablishment of a Village Residential Zone, which would require sewers in Mansfield

Township as recommended in the Master Plan.

There has also been a change in municipal assumptions regarding land parcels designated
for Adult Retirement Communities and Jand parcels recommended for a change in zoning
from Industrial to single family residential. A specific parcel was recommended in the
1999 Master Plan for an Adult Retirement Community (ARC) but since then a 9.3 acre
portion of this tract hés been proposed for acquisition by the Township as a site for a
public works building and a recreation ficld. At the same time a developer has proposed

an Adult Retirement Community elsewhere in the Township not zoned for such use.

Regarding industrial lands, the 1999 Master Plan recommended that the existing
industrial zone in the vicinity of Rockport Road, Hazen Rqad and Blau Road be rezoned
to residential. The primary basis for this recommended zone change in the Master Plan
was poor accessibility from Route 57. However, several of the recommended

improvements contained in the circulation Element of the Master Plan to improve access




from Route 57 have since been accomplished. The basis for not retaining these areas as

industrial has now Been diminished.

Recommended Revisions To The Township Master Plan and Development

Regulations.

As noted in the prior section the assumptions, policies, goals and objectives which
formed the basis'for the -{999 Master Plan have changed with fespect to the proposed
zoning of parcels for Village Residential, Adult Retirement Communities (ARC) and -
industrial use. After much consideration and review it is recommended that the Village
Residential Zone designation be removed from the Master Plan; that Adult Retirement
Communities should not be limited to a specific parcel but should be a conditional use in
certain areas of the Township; and that the current industrial zoning in the -vicinity of
Rockport Road, Blau Road and Hazen Road not be reduced in size. A discussion of each
of these recommendations follow and a revised Land Use Plan and Sanitary Sewer &
Water Service Areas Map consistent with these recommendations are- appended to this

document.

Village Residential

The 1999 Master Plan recommended a new Village Residential (VR) Zone containing
227 acres adjacent to Port Murray. The proposed gross density is 1.0 dwelling units per
acre but net densitics would be much higher since duplex and triple homes are proposed
as permitted uses. The area designated as Village Residential (VR) in the Master Plan -
was proposed as a receiving site for the use of Transfer of Development Credits (TDC).
The credits would be transferred from the R-1 Single Family Residential Zone. This is
problematic since currently there is no mechanism in the Zoning Ordinance to implement
TDC. Other concerns inciude the fact that a substantial portion of the land to be zoned
VR is currently zoned industrial. This industrial land is adjacent to existing business uses
that have expressed a desire to expand into the industrial zone if it remains zoned
industrial. If the zoning is changed to VR such expansion would only be possible by way

of a use variance,




Lastly, at the densities proposed for the VR Zone, public sewer and water would be
necessary. NJDEP’s new Watershed Ménagement Rules and the State Development and
Redevelopment Plan will make it difficult, if not impossible, to provide sewers in this
area without going through a center designation process. Center designation would be
through the plan endorsement process and review and approval by the State Planning
Commission will be necessary, = It is anticipated that plan endorsement will be an -
involved review process and it is likely that if center designation is endorsed by the State
Planning Commission, the State will require higher densities than those proposed in the
Mansficld Master Plan. Because of the above uncertainties, it is recommended that the
existing zoning be retained in the arcas designated for Village Residential and the
category of Village Residential be removed from the Master Plan, Currently the existing
zoning is industrial immediately adjacent to Port Murray and R-1 Single Family
Residential to the east of the Municipal Complex. References to implementation of TDC
should also be removed from the R-1 Single Family Residential discussion in the Master
Plan.

Aduit Retirement Community
A new zone entitled Adult Retirement C(;mmunity (ARC) was recommended in the 1999

Master Plan, The zone was recommended for an 82-acre fract-of land on Route 57
adjacent to the Tri-County Firchouse. A portion of this tract was recently recommended
for acquisition by the Township for a public works garage ‘and a recreation field. The
current zoning of this area is B-1 Business and it is the only B-1 Zone in the Township.
The Master Plan recommendation would remove two-thirds of the B-1 Zone and place it
in the ARC Zone. -A developer has expressed an interest in déveloping an adult
retirement community in the Township but not on this site. In fact there are other areas
of the Township that would be suitable for such use. Tt is recommended that ARC be
established as a conditional use in the Township rather than zoning spemﬁc parcels solely
for ARC. Zoning as ARC limits.the development options on a given property to ARC

use only which may or may not be an attractive development option for property owners.

- The recommendation is to maintain the B-1 Zoning as it currently exists and establish
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ARC as a conditional use that would be permitted as an option in the B-1 Zone as well as

in other suitable areas of the Township. .

The conditional use requirements that must be met to permit ARC are recommended to

be as follows:

1. Minimum tract size of 70 contiguous acres.

2. Tract myst be locéted within an existing Sewer Service Area on Area Proposed for
Public or Community Sewage Disposal System as shown on the Existing &
Proposed Sewer and Water Service Areas Map in the 1999 Master Plan.

3. Tract must have access to either a major collector or major arterial road as shown

on the Circulation Plan — Road Classification Map in the 1999 Master Plan,

The above conditions would limit candidate properties to properties with access to Route
57 in the B-1 and B-2 zones and along route 57 in the ared west of Pot Murray Road in
the Industrial Zone. Also properties with access to Port Murray Road and Asbury
Anderson Road in the Industrial, R-1 and R-2 zones would also qualify. The existing
zoning should remain as is in all cases so that there is an alternative use available should

ARC not be an attractive development option for the property owners.,

Adult Retirement Communities should be limited to occupancy by persons fifty-five (55)
years of age or older. The maximum gross density in ARC should be four dwelling units
per acre. Unit types should be restricted to single family detached dwellings on
minimum lot sizes of 6,000 square feet. Appropriate amenities should be provided
including recreation and cultural facilities, community buildings, open space and an
efficient pedestrian circulation system. A limited amount of retail and service uses and

professional offices should also be permitted in this zone to service the residents.

Industrial Zone
The 1999 Master Plan recommended that the existing industrial zone in the vicinity of
Rockport Road, Hazen Road and Blau Road be rezoned to fesidential. The basis for this

recommended zone change in the Master Plan was traffic capacity and-poor accessibility




from Route 57. The Circulation Plan element of the Master Plan also recommended
intersection improvements at the intersections of Heiser Road and Route 57, Watters
Road and Heiser Road, and Watters Road and Thomas Road. These improvements have
been accomplished improving access between the Rockport Road industrial zone and
Route 57. Existing industrial property owners ‘have also expressed concern about
establishing residential zoning across the street from their industrial properties. Based'on
the above, it is recommended that the industrial zone stay as currently zoned and: the
rezoning from industrial to residential not take place as recommended in the 1999 Master
Plan. The recommendation in the Master Plan to require a visual and spatial buffer with
a minimum width of 100 feet where industrial uses abut residential uses or zones should

be retained,

The historic Morris Canal runs through the lands which are proposed to be retained .as
industrial between Blau Road and Hazen Road. The Warren County Planning Board has
recently requested municipal éooperation in the preservation of the Canal. The County
has been actively acquiring portions of the Canal for preservation and open spacé -
purposes. It js recommended that an ordinance be adopted by Mansfield Township that
recognizes the Morris Canal as a cultural resource that should be preserved.: The
ordinance should apply not only in the industrial zone but in any zone through which the
Canal passes. Guidelines for development activities in and adjacent to the Canal should
be established.

. Recommendation Concerning Incorporation of Redevelopment Plans

At this time there are no recommendations for the incorporation of redevelopment plans

pursuant to the “Local Redevelopment and Housing Law”.




sueeu|Bug Buginsuor eoBl [emnog depy oseg

: uoliodioy TUOEERI0LT ¥
S oy ZINIE NOLYD IXEIVID

AEnayy S0
diyenase), noiBupycesy

Ajnop aopiyunyy
dpgsamo] uoweqary

TEra bl

L

Kpnnop mosre sy i i
WG], WAGFEIHITH

eear e

i
e aoit

A
3
&

Apunoyy upLiey
diysuso] woiSuygsus

Apumos) unara g, oy
dmysumoy, eanapuedapur

D)

B 20dEY] Jomag HRIMBIEO

30 oaﬁamﬁnmaasﬁ%mﬁ%& ‘pasodong ]
sumady esodsyT maoy MTERINAGAS TeapAM 50F sory [ ]
ey BOIOE J0MOS (1N J0ATY Jaonbeg |

nery o0t PARIMN TAougeRtE iy
WOy AT [T PUOWCIT

TarY asjiog Jopusy, djRues T, PRI

—

E00% A8
kﬁomﬁh@.ﬁ MaN ﬂggoo ULIB AN % Aqunen oL
drysusoy, PRYSIEN — . dao o
degy seady 9914138 I3)BAA
P JOMIS ATBJUBS

pasodoxy 3 Sugstxyg

; [ T g




sieeu|fug BuginsuoD soey laninog de oseq

:O>H|H_. o :N.LMH:
QA

SR

AWy noLie
a0, aa0eranug

APTRO VALIGAL
digyuso ], asuspuodopur

aneZ prE podyy S

00 [EROEEI 0N pEeT. o4t B
TOREIpa] ]
TRBEOYD  f-F

somend 1~ & [
o) oFE A JHOBIH  DAH [
TORDIpENT AT -G ¢ - Y, [

Amommoes ssmes o0 00 B
Y g ans Y

as) pue posodolg

100% “EdY
Aosof MaN ‘Aunoy) usIIBA

QEMQBO.H PISHSUZIA]
uBj 98} pue]

dpgsisey, wopdaygses

Aoy BLLIGIA

Amnep nopsojuniy “
drso], wousqr WL PR

; ¢l ,
L mﬁ%&'ﬂe,ﬁ’)
: gt L7

__.U.mv_. 0}

o n__ T-¥.

Lmne) moLitp
dpyense 1 noySuyysepy,

nOd/ L 03 L

Aauno;y moar g

b.ﬂ-.ov HOLITAA
dysame ), proyxo

dygsaso] £10qpT




